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Background

General Plan Update (2016)

« Mixed Use Flex Designation

« Transform Monterey Corridor
 Vibrant, walkable mixed-use

Targeted, Flexible, Economically

Grounded Planning Approach
« Land Use Inventory

« Market Analysis
« /oning Recommendations
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Purpose
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3.1 POPULATIONS & HOUSEHOLDS

« High-level assessment of economic/

TABLE 3-1 POPULATION

Population (20002035)
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« Develop market-based regulatory a~
options

OPTIONS

The following options have been formulated for the City' review and discussion. As

respond to fluctuating market conditions and strategically focus commercial space is
desirable. The Implementation Options Table provides a summary of the options, including
pros and cons of each option,

1. FORM-BASED CODE (FBC) FOR THE STUDY AREA
Option 1 offers the most amount of change to the Citys Zoning Code (Code)'. It
includes integrating new chapters and sections of form-based zones and standards ino

the i Code. )is an approach to
zoning that prioritizes the pl d buildings
and to the public Le. the form of a

regulation of use*, FBCS typically rely on the extensive use of ilustrations, photographs,

and tables in addition to supplemental text, which makes them easie to use and apply
than FBCs are most eff
buildings, building frontages (e, faades), building types, and in establishing
" by.right mixed-use Monterey Corridor Market and Land Use Capacity Study
development. If a FBC approach is implemented, a hybrid code for the City (ie., it Underutilized Parcels Map
includes the G FBC i .
would be created, which, wil llow for greater predictabilty inthe bult form of Northern Corridor - Railroad overcrossing to City limits
development and less rgid regulation of use n the Corridor. Additionally, the form- = X i ) .
based d standards will D of the Monterey u Central Corridor - Main Avenue to the railroad overcrossing
12 andusein corridor == .
<esmant Opso ! o b mlemcnted i ains o ooy {Z""] southen Corridor - Dunne Avenue to Buterfield Bovlevard
g — I vacant Parcals
Option 1.1 would integrate a comprehensive FBC into the City' existing Code. The |:| Low Improvement/Land Value (Imp/Land Value Ratio < 1)
FBC could be based on the princil devel
based on the charactr o places. Transects ransidon from rural o urban along a [ ] Using less than 20% of Floor Area Ratio (FAR)
scale of making in many - i .
- Underutilization Combined (Low Improvement/Land Value & Using

less than 20% of FAR)
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Market Analysis

Key Findings - Retail

e Retail market is stable

 Sales tax leakage in all economic
categories except transportation

« Highest leakage for restaurants and
apparel stores
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Market Analysis

Key Findings
- Office

e Cool/stable office market

- Residential

 Residential is most highly favored

Y
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Market Analysis

Key Findings - Capacity

« 215,000 sf theoretical
commercial market demand

« 600,000 - 1.5 million sf capacity

e 385,000 - 1.3 million sf for non-
commercial uses

Y
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Market Analysis

Conclusions
« Zone for fluctuating market
conditions

 Strategically locate commercial

 Additional analysis for retail
viability and siting

e Standards for revitalization
* Parking
« Building frontage standards
« High-quality public space




Market Analysis

Conclusions (cont.)
« Allow “Missing Middle” housing

« Streamline projects supporting mixed-use
« Encourage temporary uses and events
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Implementation Options

Introduction
1. Form-Based Code (FBC)

1.1 Comprehensive FBC
1.2 Scaled-Down FBC

Conventional Code Updates

Specific Plan

Guidelines for “Block-Level Master Plans”

Streetscape Improvements Plan & Facade Incentive Program
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Implementation Options

1. Form-Based Code (FB()

« Prioritize relationship of buildings and public
realm

« Regulate building placement, frontages, open
space, and streets

» Responsive to context




Implementation Options

of Las Vegas Form-Based Code 19.09.050.£.012 T5 Main Street Zone (TS-Ms)

1.1 Comprehensive FBC
New form-based zones |

o Buiding

Side Street
Side Street

Form-based standards —

Building Line
Buildable Area Courtyard Area
D. Building Types D. Building Types (cont.)
. . Main Building  Secondary Additional Standards for a Courtyard Building
Body Wing Dimensions - Courtyard(s)
« Building, frontage, open space, and street types T el
(max) (max) (max)
Flex High-Rise 380f 140 7510
Flex Mid-Rise 200001407 75t 19.09.070.H Gallery
Flex Low-Rise 150t 150f 70t
Courtyard Building 175t 175t 401t B

Lined Building Refer to building dimensi

Design charrette (interactive multi-day workshop) | . “=¢

Wiscellaneous
The floorplate of any floor must not be larger tha
the floor below, except if an arcade frontage type|
Notes

Buldings vider than 150 ft must be designed to read as|

of buidings no wider than 100 ft each.
r the max.length of the block.

.2 Scaled-Down FBC e

No Requirement —- Lot Line
Grade Building

' A
November 2017 | Public Review Draft 1. Description
In the Gallery Frontage Type, the main facade of the
buildingis at the frontage line and the gallery element

encroaches into the sidewalk of the right-of-way. This
Frontage Type is intended for buildings with ground-
floor commercial or retail uses and may be one or
two stories. Due to the encroachment into the right-
of-way, an easement is usually required with a license
agreement approved by the Department of Public
Works. Alternatively, the frontage line must be aligned

Form-focused conventional standards

Depth, Clear 8 ftmin,
Ground Floor Height, Clear 11 ft min.

Upper Floor Height, Clear 9 ft min.

Height 2 stories max.

mo|n|e|>

Setback from back of curb_ 2 ft min.; 3 ft max.

3. Mi
Gallery Frontages must be used in conjunction with
the standards for the Shopfront Frontage Type. In case

of a conflict between them, the Gallery Frontage Type
standards prevail.

Galleries must have a cansistent depth along a
ontage.

Galleries may project over a sidewalk.

Page 0907010 Public Review Draft | November 2017
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Implementation Options

1111.030 Allowed Land Uses and Permit Requirements

A. Land uses must comply with the allowed uses of the base zone, except as specifically modified, waived, or
augmented by an overlay zone in Chapter 1117 (Overlay Zones).
° The land uses allowed by this Code in the non-transect commercial zones are listed in Table 1111.030.A (Non-

@

Transect Commercial Zones Allowed Uses) below, together with the type of planning permit required for each
use. Each land use listed in Table 1111.030.A (Non-Transect Commercial Zones Allowed Uses) is defined in
Chapter 1181 (Definitions of Uses).

o

Establishment of an Allowable Use

1. Any one or more land uses allowed in Table 1111.030.A (Non-Transect Commercial Zones Allowed Uses)
may be established on any lot within the zone, subject to the planning permit requirement listed in the.

. . . Table, and in compliance with all applicable requirements of this Code.
. Where a project on a single lot includes two or more of the land uses listed in the Table, the overall project
will be sublect to the highest permit evel required by the Table for any individual use.

Aland use that is not listed in Table 1111.030.A and is determined by the Director to not be included in
the definition listed in Chapter 1181 (Definitions of Uses),is not allowed, unless the Director finds that the
proposed use is similar to, compatible with, and will not involve a greater intensity than a listed use and
such use is consistent with the purposes of the zone, the Community Plan, and any applicable City plan

Table 1111.030.A (Non-Transect Commercial Zones Allowed Uses)
it Required by Zon

Land Use Type

Agriculture and Animal Uses

« Revise uses for flexibility/modernization

[Veterinary Cins and Hospial

Civic, Racreation, and Community Assembly Uses

Cometory e | oo
Chid Day-care Contor e | cue
College or Uniersty ~Tow

Community Assembly ce | cor | 2.2.2 Vision attractive ground floor uses that front the sreet to

° ave Entonmnt oo cw | e | d The Ashand DISUCt Wil Decome  GATSKOETIES  Poumencs ool e ooy

district and the center of activity within the Ashland and 4 bicycle access to adjacent residential uses and

Fomiy Day-cors Cotor - ° Cherryland communities, offering places to live, shoP.  throughout the District. A public plaza at Ashland Avenue

Indoor Recreation cop | woe | d work, and play that are easlly accessible by foot, ke, ang . 14th street il further foster outdoor active uses.

. Library and Museum P Ld «car, or transit. As envisioned, the District will contain a

Park and Outdoor Recreation 3 P mix of uses including office space, community gathering  The pistrict will allow taller buildings, up to four stories,

Public Emergency Services P Ld places, and retail. Design and development regulations and built to the street, to support increased retail and

Public Service Facilty cwr | cor | d will promote pedestrian scale frontages that encourage yffice development. Policies and standards for on-

School - Public and Private cup | cup residents and visitors to stop and walk along E. 14th  geer ang on-site parking will support businesses and

Vocational/Technica School ~ o Street. Safe pedestran and bicycle networks il DEXr jucrese gevelopment feasibity. A public parking garage

connect the District with adjacent neighborhoods, parks  fyngeq through parking in-lieu fees wil further increase

. . . . 0
. and BART. Building upon existing improvements and . pariing capacity in the District. Residential uses will be
) recent development such as the Tiburcio Vasquez Health e abiove or behind commercial space, to promote
Clinic and Ashland REACH vouth Center, the Ashland  ireqt activity during all times of day and to increase
/ / / Distrct wil be well known by residents 35 a fun, 536 1 conumer baee o local businescon.  New rewa

destination for familiesthat fosters asense of comMUNTY i generate high volumes of customer traffic chat il
and pride. enable the District to become a commercial anchor that

supports local businesses.

Streetscapes will be improved to incorporate new
lighting, benches, signage, wayfinding elements, and
trees to make the District a safer, more inviting place to
f Westerville Zoning Code visit. High-density, mixed-use development will feature

m2 | ciy

 Substantial community engagement

* Includes zoning standards

of Buildings Creating a Streef Wall and

omplefing providing Publi

athering Space Along E.
141h 1. Befween 162nd Ave. and 163rd
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Implementation Options

4. Guidelines for “Block-Level Master Plans”
« Required by the General Plan

 Conceptual plan

e Difficult to ensure form/character
consistency

5. Streetscape Improvement Plan & Facade
Incentive Program

 Street and facade improvements
prioritized

lmwmlllieéi

* Less likely to achieve desired change
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Implementation Options

T opton | Efectvenes

1.1 Comprehensive FBC

1.2 Scaled-Down FBC

2. Conventional Code Updates

3. Specific Plan

4. Guidelines for “Block-Level
Master Plans”

5. Streetscape Improvement Plan
& Facade Incentive Program

' ‘ ‘ ' ‘ 10-18 months
0000

‘ ‘ ‘ ‘ ‘ 18-24 months
‘ ‘ 4-6 months

' TBD

8-12 months

6-10 months

$$5$

$$$

$9

$995$

18D
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